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ABSTRACT. 
Land as a factor of real estate production is though freely given by nature, but its relative 
fixity and associated scarcity, coupled with unprecedented demographical increase, has 
made it one of the singly-costliest resources in history. It is quite unfortunate that formal 
route of accessing developable lands by teeming population of Nigerians is fast becoming a 
mirage, as the need continually arises that citizens tend to look for alternative way(s) of 
getting their land requirements met. However, it is in a bid to unravel and demystify some of 
the undercurrent issues that surround the poor formal accessibility of lands, especially within 
urban milieu, together with myriads of daunting challenges, that calls for torch-lighting some 
of the factors responsible for this very ugly scenario. 
 Therefore, it is against the above background, that this research was conducted, by evolving 
2 sets of structured questionnaires, totalling 80 and were distributed among land 
administrators and regulators on the supply side as well as the land users on the demand 
side. 67 questionnaires were retrieved for analyses, using simple statistical tools of 
descriptive and inferential complexion, via 5 point Likert scale measurement. The results 
showed among other things that general and total breakdown in the psyche of Nigerians 
towards appreciating due process in all they do, however long it takes on the parts of the 
land users, as well as lackadaisical attitude towards public service and corruption-endemic 
tendencies on the parts of the land administrators, are some of the challenges clogging the 
smoothness with which lands would have been accessed. Among the recommendations were 
that total value rebirth to renascent the psyche of the general citizenry as well as culture of 
reward and motivation should be adequately practised to discourage non challant attitude to 
public service and corruption driven tendencies. 
Keywords: Factors, Poor, Formal Accessibility, Urban Lands, Nigeria. 
1.0    INTRODUCTORY STANDPOINTS. 
Inspite of availability of sufficient urban lands that are developable for various 
purposes, accessing these lands on sizeable quantum, within a reasonable cost and time, is 
phenomenally difficult and unimaginably cumbersome, due to varieties of factors, the chief 
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of which, is the lengthy bureaucratic bottlenecks associated with land allocation and 
ownership, in which processing of several documents and ultimately issuance of  Certificate 
of Occupancy is germane and indeed the hallmark of secured property right in Nigeria. It is a 
pity that the resultant effect of this sleepiness of land delivery mechanism, if not quickly 
awakened as a trend, will undoubtedly stagnate the tempo of real estate development and 
investment in Nigeria. Hence, land availability and ineffective land administration have been 
identified as the major factors militating against real estate development in Nigeria, despite 
the existence of the Land Use Act almost 40 years ago and Urban Development Policy over 
20 years ago (Aluko & Amidu, 2006). 
Land has also been variously referred to as the basis for developments, including 
housing (James, 1987 and Ayo-Vaughan, 2002).The concept of land has come to encompass 
and convey at least seven different meanings: land as space, nature ,a factor of production, 
consumption good, element of location, property and capital (Barlowe,1978; Fabiyi,1990 and 
Mabogunje,2005). Mabogunje went further that as a factor of production, land thus has to be 
individualised and turned into real estate, meaning that its boundaries have to be surveyed, its 
area determined, its ownership recognised and the title document indicating this formally and 
appropriately registered. These enumerated necessities are elements of land tenure system 
and increase the cost and compound the problems of hardship (as opposed to ease) associated 
with accessibility, especially in the urban areas. 
The quality of life of population, where they live and work, their possibilities for 
recreation and the environment which surrounds them, will depend in no small measure on 
the systems (tenure) used for the acquisition, management, allocation and servicing of land 
(Dunkerley,1983).The agrarian and industrial revolutions of the eighteenth and nineteen 
centuries respectively changed the distribution and balance of ownership and made land a 
transferable commodity, therefore, land has been satisfying three criteria that must be met, 
according to Turner (1977), by a factor of production for it to have a cash value. These are 
utility-its productivity, that is, ability to create goods and services; ownership and limited in 
supply. 
The revolutions also triggered the growth of urbanisation which has been sustained till 
date. The amenities afforded by urban centres are very attractive and serve as pulling factors 
that continue to draw people from the hinterland to the urban centres across the world 
(Pinhero, 1993 and Olaniran, 2012). Nigeria has swift trend of urbanisation and population 
among the nations of the world (Oderinde, 2008). It has growth rate of 36% and urban poor 
dwellers are more than 40% of urban residents (FOS, 2012). One of the most basic things that 
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man longs for, in getting at the urban centre is housing. Demand for which has continued to 
outpace its supply, leading to rapid demand for residential land among competing uses. Other 
factor is that urbanites express predominantly materialistic values of land as a commodity to 
be grabbed, invaded, bought, sold and even stolen and owned as a symbol of wealth, power 
and prestige (Fabiyi, 1990).  
Figure 1 below abstractively captures the major trajectories and domains of land 
delivery and accessibility, as adapted from Omirin (1998) and conceived by the researcher, 
essentially to show the overall land accessibility option of formal route with its various 
modes, together with the domains through which they could be evaluated in impacting upon 
living conditions of human beings, as it relates to shelter provision, thus: 
Figure 1:  Formal Land Delivery and Accessibility Modes (Adapted from Omirin, 1998) 
From diagram 1 above, it becomes clearer to know those who acquire land through the 
formal platform. Hence, they form part of those people from where relevant information 
concerning the challenges associated with acquiring land formally to develop residential real 
estate projects in Nigeria shall be collected. 
 Hence, an attempt at advancing the frontier of knowledge in terms of periscoping the 
entire formal land acquisition spectrum from the supply and demand sides, so as to really 
investigate the myriads of challenges as well as critically dissecting through the various 
factors besetting the inefficiency that surrounds the delivery and accessibility of land through 
the formal route, with a view to generate workable and practical solutions to the issues of 
poor formal accessibility of lands, especially within the urban milieu. 
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2.0   REVIEW OF LITERATURE 
Researches on the cities in Nigeria and entire Africa, Asia and Pacific Island revealed 
that they were overwhelmed with array of land related problems, emanating from the use, 
allocation, distribution and ownership of land, such as uncertainty, enormous cost and fraud; 
prolonged litigations among others that have priced formal residential lands beyond what the 
poor segment that are in majority can afford (UNESCAP, 2000; Omirin,2003; Rakodi and 
Leduka, 2004; Aluko and Amidu, 2006). 
Relative ease with which transactions associated with acquisitions of lands, especially 
within the urban areas, is vital to land supply and equitable distribution, to ensure that every 
category of people have access to land they desire for residential use, at a cost that they can 
come up with the money for its procurement,  without inflicting unnecessary hardship on 
their families. There is a lack of incentives for the formal involvement of the private sector, 
so informal land markets in some countries contribute up to 80% of land development 
activities (McAuslan and Farvaque, 1992; UNESCAP, 2000; Aluko and Amidu, 2006; 
Olaniran, 2012). 
Government is not spared of inaccessibility to residential land-use, as compensated 
landowners of acquired lands often refuse to vacate the land and cost of acquisition surges up, 
due to activities of land speculators. squatters or encroachers (Adeleke, 2011).Thus, policies 
and regulations are urgently needed so that cities and their inhabitants can develop and thrive 
by making land accessible to many people at affordable prices, with smoothness and ease in 
acquiring such lands, because „efficient and equitable land markets are a prerequisite to many 
people for well-functioning cities‟ (UN-HABITAT, 1976; UNESCAP, 2000 and AMCHUD, 
2010). Deininger et al (2007) concluded that there is far reaching and long lasting 
implications of differences in land holding patterns on productivity, growth and social 
articulations as it may generate destructive tensions and social strife in the society. „Decisions 
regarding investments, development, tenure and control of land and property, especially in 
urban areas have taken cultural, social, political, economic, legal, administrative and 
environmental dimensions‟ (UN-HABITAT, 2012). The cultural, social and political 
dimensions enable land prices to reflect more than economic factors (Deininger et al, 2007). 
Land has been recognised as a primary source of wealth, social status and power. It is 
the basis for shelter, food and economic activities, it is the most significant provider of 
employment opportunities in rural areas and it is an increasingly scarce resources in urban 
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areas. Access to land, then, is an important aspect of household, community and national 
decision making powers. Access to land is governed through land tenure systems. Land 
tenure is the relationship, whether legally or customarily defined, amongst people, as 
individuals or groups, with respect to land (FAO, 2010). 
In Nigeria, the Land Use Act which was promulgated in March 1978 is presently 
Nigeria‟s highest land administration instrument. The decree abolished the freehold, that is, 
the fee simple estate, which was previously existing in the country. As it reduced all titles to 
land to mere rights of occupancy, not exceeding ninety-nine years. Therefore, all freeholders 
became lessees of their various state governments. The decree also limited the amount of land 
that could be legally held by individuals to not more than half a hectare in the urban centres 
of any state (Oyedele, 2008). However, it is unfortunate that Nigeria‟s national land policy, 
that is the Land Use Act 6 which was promulgated in 1978 with the intention of making land 
readily available and accessible to all eligible Nigerians, has ended up constituting itself into 
a clog in the wheel of real estate provision and other development projects in the country 
(Babade, 2003; Omirin, 2003; Oyedele, 2008). 
It has been noted that “land administration structures in Africa suffer from the same 
weaknesses as other components of the state: they are often highly centralised in structure 
and attempt to implement decisions in a top-down down manner, yet are ineffective in 
practice because of resource constraints, corruption and „capture‟ by private interest groups” 
(Cousins, 2000). Moreover, the international business community points out that it is more 
costly to gain access to land, especially within the urban centres of  sub-Saharan African 
countries than anywhere else (World Bank/IMF, 2005), as it is crystal clear that improving 
the efficiency of public sector land agencies in sub-Saharan Africa becomes more crucial to 
enable capital formation and development. It is from such widespread negative evaluations 
among scholars, practitioners, and the international business community that the public and 
customary institutional domains of land administration have been put on the reform agenda of 
international development partners in Africa. The reform of customary institutions of land 
administration and public sector agencies to improve access to land for business growth 
becomes more critical as “Banks prefer land and buildings as collateral since they are 
difficult to move or hide” (World Bank/IMF, 2005). For instance, according to investors, in 
Zambia, 95% of commercial bank loans to businesses are secured by land and in Uganda 
75% (ibid). It is argued that “The functioning of the property administration agency and land 
administration bodies is critical for the poor” (CLEP, 2008a). According to international 
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development actors, the lack of transparent, accountable, and enforceable rules governing 
legal formal land registration in Africa has constrained access to land for foreign direct 
investment, the establishment of new businesses, and capital formation from financial 
institutions (CLEP, 2008a, 2008b; De Soto, 2000; World Bank/IMF, 2005).    
Many scholars and practitioners have supported the argument that the legal 
formalization of rules and structures that govern social relationships to land among diverse 
social interests is what shapes the path to capitalist development (CLEP, 2008a, 2008b; De 
Soto, 2000; Wallace and Williamson, 2006; Williamson et al, 2008). According to 
Williamson et al. (2008), modern land administration systems were “originally created on 
behalf of taxpayers merely for better internal administration of taxation, and, more recently, 
titling of land in support of more efficient and effective land markets.” The evolution of land 
markets as the foundation for capitalist development in the economies of western countries is 
described by Wallace and Williamson (2006), as a scenario which precipitates to the 
emergence of market stages of land trading, land markets, and complex commodities markets 
is made possible by the process of legal formalization of fundamental rights claimed by 
diverse interests over land. It also makes it possible for land to be transferred from less 
productive owners to more productive forces of capital who seek access to land. The modern 
system of land administration functions as “the conversion process” to transform „dead land‟ 
into the wealth of nations – in the form of formal legal title documentation over the land.    
The argument for legal formalization of customary land tenure in developing 
countries is best captured in the following statement by Deininger and Binswanger (1999):    
“With share tenancy, tenants receive only a fraction of their marginal product. It is 
therefore difficult to motivate tenants to work hard enough, a phenomenon that is known as 
„Marshallian inefficiency.‟ Share tenancy relations are still more efficient than wage labour 
however. They may be an „optimal choice‟, given the constraints faced where markets for 
credit and insurance are incomplete”. Cutola and other scholars (Cutola et al, 2004) have 
summarized the arguments for legal formalization of customary land tenure in Africa as 
follows:   
i. Land registration stimulated more efficient use of the land, because it increases tenure 
security and removes disincentives to invest in the longer term management and productivity 
of the land;    
ii. enables the creation of a land market, allowing land to be transferred from less to more 
dynamic investors and consolidated into larger property holdings;   
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iii. provides investors with a title that can be offered as collateral to financial institutions; 
thereby improving their access to credit and allowing them to invest in land improvements; 
and,    
iv. provides governments with information regarding landholders and size of lands, which 
can provide the basis for a system of property taxes.    
The UNDP Commission on the Legal Empowerment of the Poor (CLEP) also argues 
that the world‟s poorest happen to hold their lands/properties in regions where customary 
institutions of authority dominate land administration. According to the CLEP, many poor 
landholding communities, families and even individuals in developing countries own about 
9.3 trillion dollars‟ worth of landed assets that if legally formalized with title by governments 
can lift this bottom billion poor out of endemic poverty. In his influential book, The Mystery 
of Capital, Hernando De Soto argues that the lack of formal legal rights to land in developing 
countries deprives landowners from meaningfully stepping outside their communities to 
interact with other potential investors who have a convergence of economic interest (De Soto, 
2000). Through the Institute for Liberty and Democracy (ILD) and the CLEP, De Soto has 
led many legal formalization programmes in African countries to revive the „dead capital‟.    
The view that poverty among the poor is not caused by a lack of assets among the 
poor but the lack of formal ownership of those assets is synonymous with the conventional 
negative perception held by some scholars and practitioners about land tenure systems in 
Africa. Atwood (1990) has noted that “The conventional view of „traditional‟ or informal 
systems of African land rights is that they impede development, and that land titling or 
registration is needed to encourage land transfers to more productive investors, improve their 
access to credit, and create incentives for investment in land improvement and new 
construction technology.”    
The World Bank‟s publication Building Institutions for Markets also emphasized that 
“without land titling institutions that ensure property rights, poor people are unable to use 
valuable assets for investment and income growth” (World Bank, 2002a). Since the 
publication of its Land Reform: Sector policy Paper in 1975, the World Bank has been trying 
to create market oriented formal property rights institutions from informal customary land 
tenure regimes in Africa (World Bank, 1975). For several decades, its main goal was to 
replace communal land tenure with market-oriented individual freehold lands (Cutola et al, 
2004). In the view of the World Bank (1975), the prevailing conditions of “traditional-
communal” land tenure in Africa “are the major impediments to development.” Since the 
1990s, the World Bank has aided many governments in African countries like Ghana to 
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implement land administration reforms targeted at the transformation of customary land 
tenure systems into marketable individual freeholds (World Bank, 2003c).   
In any case, almost all African governments have historically been involved in a 
power struggle with customary authorities in their attempt to extend the formal legal powers 
of the state beyond urban political enclaves (Herbst, 2000). Thus, the huge support received 
from international development agents only acted as a strong catalyst. Customary institutional 
reform agents at the international level have included the United Kingdom Department For 
International Development (DFID), the World Bank, the German Agency for Technical 
Cooperation (GTZ), the United States Agency for International Aid (USAID), the Institute 
for Liberty and Democracy (ILD), the UNDP-CLEP, the French Development Agency 
(AFD) (Atwood, 1990; Benjaminsen et al, 2009; Bruce et al, 2006; Larmour, 2005; Toulmin 
et al, 2004).   
Through the powerful instrument of loan conditionality to governments of poverty 
stricken African countries, international reform agents like the World Bank have been very 
powerful in selling market-oriented individual property rights land administration reforms to 
governments (Bruce et al, 2006; Larmour, 2005). In Sudan, political elites in Khartoum have 
committed themselves to the implementation of customary land tenure reform as part of a 
post-conflict peace accord (Alden, 2008). Across Africa, meaningful institutional reforms in 
customary land tenure have occurred in countries at rare moments or critical junctures such as 
during revolution (such as in Egypt) or during the initial organization of the post-colonial 
state (such as in Botswana).  
There is land market distortions caused by poor land development and management 
policies including poor planning, slow provision of infrastructure and services, poor land 
information systems, cumbersome and slow land transaction procedures, as well as under 
regulation of private land development, leading to unplanned or ribbon development of land 
in the urban periphery (UNESCAP, 2000; Aluko and Amidu, 2006). Ansari (1998) added 
inappropriate regulation and legal framework, overly centralised responsibilities but 
fragmented implementation authorities; weak cadastral, registration and tenure records, lack 
of cooperation among government agencies concerned. There is lack of originality in the 
Land Use Act (Umeh, 1983; Oloyede et al, 2011 and Olaniran, 2012) and supplementary law. 
In a dynamic environment and with exogenous constraints on the ability to implement 
reforms, even policies that have been successful and effective in the past will have to be 
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periodically re-examined, and ways to ensure continued effectiveness explored in detail 
(Deininger et al, 2007). 
Also, Nigeria has rapid trend of urbanisation (Oderinde, 2008) and it is regarded as 
one of the six countries that account for half of world population growth which leaps forward 
at an annual rate of 1.2 percent or 77 million people per year (WPP, 2000). The 
unprecedented expansion of cities is causing a rapid demand for residential land (Omirin, 
2003; Aluko and Amidu, 2006; Oloyede et al, 2011 and Olaniran, 2012).Rural-urban 
migration still bedevils developing countries including Nigeria with the well-known 
consequences both in the rural and urban areas (Magel, 2001).  
However, it is against the above background, that this research effort becomes timely, 
as a lot of reasons have been adduced to slowing nature of all operational mechanisms that 
surround the acquisition of developable land for one form of land based undertaking or the 
other, especially shelter, via the formal window. While a more cursory look at existing past 
researches and scholarly works on this subject matter of land acquisition, it  has been able to 
amongst other things establish lengthy bureaucracies and associated unofficial bottlenecks as 
the bane towards realising the goal of investors, at getting sizeable land for real estate 
development, especially within the urban sphere, which has the expected conducive climate 
and desirable economic stamina to cough out capital yield or  rental income in justifying the 
worthwhileness of such endeavour in the first place; a clear shortfall in literature as well as 
happenings in real life situations in urban lands acquisition in Nigeria, is hereby copiously 
observed. 
3.0   METHODOLOGICAL UNDERPINNINGS. 
Out of 80 well-structured questionnaires, which consist of 44 expression-evoking questions, 
categorised into 7 research constructs, that were distributed, 67 were successfully retrieved, 
from which Primary data from the demand side were collected from lands users who got 
their lands through formal window and those individuals who acquired their lands informally 
and want to regularise their titles, through random sampling while on the supply side were 
the land officers and other stakeholders in all the relevant land-related agencies, using 
purposive sampling. Data that were gathered from field survey, were analysed with the aid of 
statistical methods, via Likert scale measurement with frequency and simple percentages in 
tabular forms, from where inferences were drawn for the final interpretation of the research 
outcomes. 
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4.0   DATA ANALYSES 
The tables 4.1, 4.2, 4.3, 4.4 , 4.5, 4.6 and 4.7 below shed light on some of the responses of the 
stakeholders, as distilled from the returned questionnaires for analyses, with the application 
of average of the responses from the three sub-constructs forming judgement from the data 
displayed on the tables, thus: 
TABLE 4.1: SOCIO-ECONOMIC REALITIES. 
S/N Statements of Determinant Factors 
Responses From The Respondents in the Supply and Demand Sides      
(Land Officers and Land Users). 
       SD          D         U         A     SA 
1 Non-consideration of citizen‟s economic status in land policy is a 
gap, as it hinders formal land accessibility greatly. 
5 
(7.46%) 
5 
(7.46%) 
2 
(2.99%) 
30 
(44.78%) 
25 
(37.31%) 
2 Non-sanctioning of land agencies for application process delay 
which results to economic loss discourages formal land accessibility. 
3 
(4.48%) 
4 
(5.97%) 
- 
37 
(55.22%) 
23 
(34.33%) 
3 Stringent economic conditions attached to eligibility for formal land 
accessibility is counterproductive. 
7 
(10.45%) 
6 
(8.96%) 
4 
(5.97%) 
35 
(52.24%) 
15 
(22.39%) 
4 Ambiguous financial specifications attached to processing promotes 
fraud and ultimately hinders formal land accessibility. 
1 
(1.49%) 
3 
(4.48%) 
1 
(1.49%) 
39 
(58.21%) 
23 
(34.33%) 
5 Dwindling economic realities had conditioned the approaches of land 
administrators to land processing and hence clog formal accessibility 
- 
7 
(10.45%) 
3 
(4.48%) 
36 
(53.73%) 
21 
(31.34%) 
6 Government‟s undermining land in her economic policies determines 
poor treatment of land accessibility matters as it affects the citizens. 
3 
(4.48%) 
5 
(7.46%) 
2 
(2.99%) 
31 
(46.27%) 
26 
(38.81%) 
Source: Authors’ Field Survey, 2015 
From the table 4.1, it is glaring that socio-economic realities is not being considered seriously 
when modalities on formal land accessibility are evolved by government, this impedes the 
formal mode of accessibility with average of 35 respondents (51.74%) agreeing and average 
of 22 respondents (33.09%) strongly agreeing to all the sub-constructs of the above main 
construct. 
TABLE 4.2: PSYCHO-CULTURAL CONFIGURATION.  
S/N Statements of Determinant Factors 
Responses From The Respondents in the Supply and Demand Sides      
(Land Officers and Land Users). 
       SD         D          U         A     SA 
1 Negative psycho-emotional compass of land administrators affects 
their performances, hence retards formal land accessibility. 
2 
(2.99%) 
3 
(4.48%) 
1 
(1.49%) 
38 
(56.72%) 
23 
(34.33%) 
2 Society‟s general moral decadence tempts land administrators to be 
corrupt, hence hampers formal land delivery and accessibility. 
3 
(4.48%) 
5 
(7.46%) 
- 
32 
(47.76%) 
27 
(40.3%) 
3 Lackadaisical attitude to public work affects productivity and 
ultimately hinders formal land accessibility.  
3 
(4.48%) 
4 
(5.97%) 
2 
(2.99%) 
37 
(55.22%) 
21 
(31.34%) 
4 Rotten value system reduces self-esteem and ultimately stagnates 
performances of land administrators in formal accessibility. 
1 
(1.49%) 
6 
(8.96%) 
1 
(1.49%) 
33 
(49.25%) 
26 
(38.81%) 
5 Over-edifying the rich to curry favour from them pushes land 
administrators to become partial in formal land allocation. 
4 
(5.97%) 
5 
(7.46%) 
- 
33 
(49.25%) 
25 
(37.31%) 
6 Sheer display of ego for superiority among land administration 
agencies hinders formal land accessibility. 
3 
(4.48%) 
5 
(7.46%) 
2 
(2.99%) 
36 
(53.73%) 
21 
(31.34%) 
Source: Authors’ Field Survey, 2015 
Table 4.2 clearly confirms that psycho-cultural configuration is a good factor determining the 
way and manner urban lands are formally accessed in Nigeria with average of 35 
respondents (51.98%) agreeing and average of 24 respondents (35.57%) strongly agreeing 
to all the sub-constructs of the above main construct. 
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TABLE 4.3: GOVERNMENTAL INTERFERENCE. 
S/N Statements of Determinant Factors 
Responses From The Respondents in the Supply and Demand Sides      
(Land Officers and Land Users). 
SD         D        U         A     SA 
1 Increasing governmental interference characterises land 
administration and ultimately retards formal delivery of lands. 
2 
(2.99%) 
4 
(5.97%) 
1 
(1.49%) 
35 
(52.24%) 
25 
(37.31%) 
2 Wilful delay or outright rejection of land applications of perceived 
government adversaries disallows formal land accessibility. 
3 
(4.48%) 
5 
(7.46%) 
- 
36 
(53.73%) 
23 
(34.33%) 
3 Lack of independence which land administration requires for 
excellent performance impedes formal land delivery. 
1 
(1.49%) 
5 
(7.46%) 
2 
(2.99%) 
32 
(47.76%) 
27 
(40.3%) 
4 Sheer abuse of governmental oversight on land administration 
machineries impedes formal land delivery and accessibility. 
2 
(2.99%) 
2 
(2.99%) 
1 
(1.49%) 
37 
(55.22%) 
25 
(37.31%) 
5 Non-adherence to the provisions of the of land policies by favoured 
members of committee clogs formal land accessibility.  
8 
(11.94%) 
6 
(8.96%) 
3 
(4.48%) 
31 
(46.27%) 
19 
(28.36%) 
6 The primacy of a sole individual (i.e the Governor) on application 
approval clogs formal land delivery and accessibility. 
2 
(2.99%) 
2 
(2.99%) 
- 
40 
(59.7%) 
23 
(34.33%) 
7 The finality of committee‟s decisions on land matters without appeal 
mechanisms hinders land accessibility. 
2 
(2.99%) 
5 
(7.46%) 
1 
(1.49%) 
34 
(50.75%) 
25 
(37.31%) 
Source: Authors’ Field Survey, 2015 
Table 4.3 unambiguously shows that governmental interference acts as clog in the process of 
accessing urban land through the formal route, with average of 35 respondents (52.23%) 
agreeing and average of 24 respondents (35.61%) strongly agreeing to all the sub-
constructs of the above main construct. 
 
TABLE 4.4: LAND INFORMATION SOURCING, ARTICULATION AND USAGE. 
S/N Statements of Determinant Factors 
Responses From The Respondents in the Supply and Demand Sides      
(Land Officers and Land Users). 
        SD        D        U         A     SA 
1 Lack of excellent database(s) and timely information sourcing/usage 
are impediments for optimum formal land delivery.  
4 
(5.97%) 
7 
(10.45%) 
2 
(2.99%) 
34 
(50.75%) 
20 
(29.85%) 
2 Low technical vigour to surf relevant database(s) towards solving 
formal land accessibility challenges. 
7 
(10.45%) 
5 
(7.46%) 
2 
(2.99%) 
32 
(47.76%) 
21 
(31.34%) 
3 Infrequent review and updating of land database(s) prevents 
dynamism in formal land delivery and accessibility. 
3 
(4.48%) 
2 
(2.99%) 
- 
37 
(55.22%) 
25 
(37.31%) 
4 Lack of virile and operationally-strong data architecture and 
framework clogs formal land delivery and accessibility. 
6 
(8.96%) 
6 
(8.96%) 
1 
(1.49%) 
35 
(52.24%) 
19 
(28.36%) 
5 Over-centralised land databank promotes hoarding and secrecy, 
hence clogs formal land delivery and accessibility. 
2 
(2.99%) 
4 
(5.97%) 
1 
(1.49%) 
38 
(56.72%) 
22 
(32.84%) 
6 Lack of due diligence in data collection, articulation and usage 
affects formal land delivery outputs. 
8 
(11.94%) 
5 
(7.46%) 
3 
(4.48%) 
32 
(47.76%) 
19 
(28.36%) 
7 Insufficient latest technology of the highest resolution to capture, 
distil, analyse and apply real time land data hampers formal land 
delivery / accessibility. 
3 
(4.48%) 
2 
(2.99%) 
- 
39 
(58.21%) 
23 
(34.33%) 
Source: Authors’ Field Survey, 2015 
Table 4.4 depicts that ways and manners by which information are sourced, articulated and 
used have direct bearing upon formal accessibility of land in Nigeria, with average of 35 
respondents (52.67%) agreeing and average of 21 respondents (31.70%) strongly agreeing 
to all the sub-constructs of the above main construct. 
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TABLE 4.5: COLLABORATION AMONG PUBLIC LAND AGENCIES.  
S/N Statements of Determinant Factors 
Responses From The Respondents in the Supply and Demand Sides      
(Land Officers and Land Users). 
       SD          D        U         A      SA 
1 Little/no collaborative efforts among land agencies hinders formal 
land delivery and accessibility. 
7 
(10.45%) 
6 
(8.96%) 
- 
35 
(52.24%) 
19 
(28.36%) 
2 Rigidity among land agencies disallows harmonisation of functions 
which speedy formal land delivery and accessibility requires. 
4 
(5.97%) 
6 
(8.96%) 
1 
(1.49%) 
35 
(52.24%) 
21 
(31.34%) 
3 Delayed roles‟ harmonisation of land agencies impedes smooth 
formal land delivery and accessibility. 
5 
(7.46%) 
8 
(11.94%) 
2 
(2.99%) 
33 
(49.25%) 
19 
(28.36%) 
4 Super-imposition of relevance among land agencies brews 
unpleasantness and hinders formal land application processing.  
5 
(7.46%) 
7 
(10.45%) 
- 
36 
(53.73%) 
19 
(28.36%) 
5 Improperly synergised land agencies brews roles ambiguity and 
ultimately system redundancy that retards formal land delivery. 
2 
(2.99%) 
5 
(7.46%) 
1 
(1.49%) 
36 
(53.73%) 
23 
(34.33%) 
6 Non-synergised system brews cost ineffectiveness and time wastage 
on tasking endeavours such as the formal land allocation duties. 
2 
(2.99%) 
3 
(4.48%) 
1 
(1.49%) 
39 
(58.21%) 
22 
(32.84%) 
Source: Authors’ Field Survey, 2015 
Table 4.5 clearly shows the integrality of collaboration among public land agencies towards 
formal land accessibility as being immense effect, with average of 36 respondents (53.23%) 
agreeing and average of 21 respondents (30.60%) strongly agreeing to all the sub-
constructs of the above main construct. 
TABLE 4.6: STAFFING STRENGTH AND WORKFORCE. 
S/N Statements of Determinant Factors 
Responses From The Respondents in the Supply and Demand Sides      
(Land Officers and Land Users). 
SD D U A SA 
1 
The workforce is too small to handle the enormous tasks involved in 
formal land acquisition of a populous country as Nigeria. 
2 
(2.99%) 
5 
(7.46%) 
1 
(1.49%) 
36 
(53.73%) 
23 
(34.33%) 
2 
Absence of sophisticated workforce to solve the complexity of 
existing and emerging formal land delivery challenges. 
5 
(7.46%) 
8 
(11.94%) 
- 
33 
(49.25%) 
21 
(31.34%) 
3 
Absence of multi-tasking workforce to handle multi-stage tasks of 
formal land delivery and accessibility functions. 
5 
(7.46%) 
7 
(10.45%) 
1 
(1.49%) 
34 
(50.75%) 
20 
(29.85%) 
4 
A non-dynamic land administration workforce lacks flexibility to 
adjust to changing requirements of applicants for formal 
accessibility. 
3 
(4.48%) 
4 
(5.97%) 
1 
(1.49%) 
39 
(58.21%) 
20 
(29.85%) 
5 
An ill-motivated, poorly remunerated and abused workforce lacks 
performance to cope with formal land accessibility requirements. 
- 
3 
(4.48%) 
- 
43 
(64.18%) 
21 
(31.34%) 
6 
An inefficient and ineffective workforce retards formal land delivery 
and accessibility. 
1 
(1.49%) 
3 
(4.48%) 
- 
41 
(61.19%) 
22 
(32.84%) 
Source: Authors’ Field Survey, 2015. 
Table 4.6 captures the realistic effect that staffing and workforce have on the formal 
accessibility of urban land in Nigeria, with average of 37 respondents (56.22%) agreeing 
and average of 21 respondents (31.68%) strongly agreeing to all the sub-constructs of the 
above main construct. 
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TABLE 4.7: DEMOGRAPHIC COMPASS. 
S/N Statements of Determinant Factors 
Responses From The Respondents in the Supply and Demand Sides      
(Land Officers and Land Users). 
SD D U A SA 
1 
Population growth, migrational trends and urbanisation are 
consumption determinants of land availability, ultimately formal 
land accessibility especially. 
5 
(7.46%) 
7 
(10.45%) 
2 
(2.99%) 
34 
(50.75%) 
19 
(28.36%) 
2 
Government‟s inability to control demographical outburst vis-à-vis 
land limitedness worsens formal land accessibility. 
5 
(7.46%) 
7 
(10.45%) 
1 
(1.49%) 
36 
(53.73%) 
18 
(26.87%) 
3 
Non-commensurate overhauling to address the demographic pressure 
on land retards formal delivery and accessibility. 
3 
(4.48%) 
 
4 
(5.97%) 
1 
(1.49%) 
39 
(58.21%) 
20 
(29.85%) 
4 
Demographically-driven pressure on land constricts availability, 
hence formal land accessibility is brought to its lowest. 
4 
(5.97%) 
9 
(13.43%) 
- 
34 
(50.75%) 
20 
(29.85%) 
5 
Explosive increase in land applications, with poor performance of 
land agencies, concomitantly retards formal land delivery. 
- 
4 
(5.97%) 
1 
(1.49%) 
41 
(61.19%) 
21 
(31.34%) 
6 
Government‟s failure to forecast and plan the demographic ratio vis-
à-vis available land impedes formal lands accessibility greatly. 
5 
(7.46%) 
7 
(10.45%) 
1 
(1.49%) 
34 
(50.75%) 
20 
(29.85%) 
Source: Authors’ Field Survey, 2015. 
Table 4.7 copiously depicts how demographical compass determines formal accessibility of 
urban lands in Nigeria, with average of 36 respondents (54.23%) agreeing and average of 
20 respondents (29.35%) strongly agreeing to all the sub-constructs of the above main 
construct. 
 
5.0     SUMMARY OF FINDINGS, CONCLUSION AND RECOMMENDATION. 
5.0.1   SUMMARY OF FINDINGS. 
1. It is clear from the first main construct that irrespective of few dissenting opinion as to the 
integrality of socio-economic realities in affecting negatively the formal land accessibility, 
the several respondents that agreed and strongly agreed that it contributes to poor land 
accessibility is hereby upheld.  
2. It became noted that psycho-cultural configuration of the minds and general psyche of all 
the actors in the land administration system in respect of work ethics and also the land users 
too, tremendously affects formal land accessibility, with several respondents agreeing and 
strongly agreeing to this second main construct as a factor. 
3. Governmental interference in the activities of land administration agencies is of great 
contributive factor which affects very negatively formal accessibility of urban lands. A 
substantial number of respondents agreed and strongly agreed to this fact. 
4. It was copiously evident from the field that the way and manner by which vital information 
in respect of land attributes are sourced, articulated and finally distilled for usage, and even 
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handling, tells so much on the expected level of formal accessibility that is achievable for 
urban lands, as several respondents agreed and strongly agreed to this construct as a factor. 
5. From the analysis of the fifth main construct, it became conspicuous that collaboration and 
requisite synergy is lacking in our land administration agencies and even among the 
regulators and administrators, as several respondents agreed and strongly agreed that this is of 
great contribution towards poor formal accessibility of urban lands in Nigeria. 
6. It became so discernible from the physical assessment on the field and even through the 
analysis of this sixth main construct, that staffing strength and workforce that is heavily 
loaded with daunting task and with very little incentive had contributed immensely to poor 
formal accessibility of urban lands in Nigeria. 
7. The real manifestation of this seventh main construct was reaffirmed through the result 
from the analysis that Nigeria‟s land administration is indeed impacted negatively upon by 
unending demographical onslaught of immeasurable magnitude, which tells on the carrying 
capacity being too weak to cater for formal land accessibility needs of Nigerians. 
5.0.2   CONCLUSION.  
It must be reiterated at this juncture that Nigeria‟s land administration system is being 
negatively impacted upon by all the seven main constructs and their forty-four sub-
constructs, this in effect had contributed immensely to the poor level of formal accessibility 
of urban lands as we are currently experiencing it in Nigeria, especially in our urban centres, 
where real estate development activities are at their peak. 
Thus, the above phenomenon has paved ways for incursion and seeming popularity for 
alternative means of securing access to land for developmental activities, through all sorts of 
modes in the informal window. 
5.0.3   RECOMMENDATION. 
1. Government should as a matter of fact inform all the stakeholders in the supply side of land 
debate to factor serious consideration for the socio-economic and financial realities of the 
land users and this must be copiously reflected in the administration of land and related issues 
generally, to ensure formal accessibility to urban lands receives boost. 
2. There must be an urgent psycho-cultural rebirth of all that are having direct or indirect 
bearing with the administration of land especially within the urban milieu, so as to re-
orientate them that it pays to be dutiful and diligent at service rendering and as well educate 
the land users to be patient and avoid cutting corners, so as to largely improve land 
accessibility. 
3. As a matter of urgency, government endeavour to desist from her hegemonic grip and 
attendant negative influence, by way of ceaseless interference on the land administration 
mechanism, with a view to making the system less turbulent and hence well positioned to 
deliver lands at a facilitated manner. 
4. It is hereby strongly advocated that a well-orchestrated platform of collection, distilling, 
applying, usage and finally reviewing of vital information that of imperative relevance to 
advance the course of land administration towards an enhanced formal land accessibility 
process is of great paramountcy. 
5. Great strength and achievement-driven potential lies fully in a synergised platform, it is a 
veritable tool to articulate various beauties that are inherent in every component of any 
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organisation, hence, to have a better formal accessibility of urban lands, it is hereby strongly 
suggested that balance collaborative efforts be marshalled very urgently. 
6. Government should endeavour to discontinue all unfriendly labour stance and their 
derivatives that do normally lead to abused labour force or ill-equipped workforce, that are 
not well remunerated and of little or no incentives, coupled with an un-commensurated 
staffing strength thereby leading to over-stretched personnel, as all these contribute to poor 
formal accessibility of urban lands. 
7. An urgent and decisive effort is hereby strongly canvassed for well-planned demographical 
control measure, geared towards stemming the ever increasing population trend of Nigerians 
and by extension, the land users segment, with a view to ensuring that land use requirements 
are kept at a par with the available land, hence it will improve formal land accessibility. 
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